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Things Change…



Things Change…The 3 T’s - Trains, Tourism, & Tuberculosis







During the 
1920’s

• Asheville grew by 20% population/year 
• Second largest city in NC,               

 (larger than Charlotte!) 
• Achieved the highest debt per capita in 

the entire US 
• City thought it had $5M in bank, but 

when the audit on the bank happened, it 
was discovered to only be $18,000 

• 3 days after the elected officials were 
indicted, the Mayor committed suicide



Thomas Wolfe 
Author (1900-1938) 

You Can’t Go Home Again
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You Can’t Go Home Again

They’ve mortgaged those of a generation to come.   
They have ruined a city, 
and in doing so, 
have ruined themselves, their children, and their children’s children.

Asheville has squandered fabulous sums.   
They’ve flung away the earnings of a lifetime.  





The Decline Began in the 50’s & 60’s

Development outside of downtown was encouraged by the new expressways.







Asheville’s Expressway

Development outside 
of downtown was 

encouraged by the 
new expressways.





The  
73  

acre 
Asheville 

Mall  



In the 70’s and 80’s our downtown died







In the 70’s and 80’s 
our downtown died.

Asheville’s de facto motto was:  

“That will never work here  - don’t even try.”
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In God we trust; 
everyone else, 
bring data.
Mayor Michael Bloomberg



Asheville CBD Taxable Value
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Asheville’s de facto motto was:  

“That will never work here  - don’t even try.”



Asheville CBD Taxable Value



What is a City? Photo: James Harrison



What is a City?



Incorporate (inˈkôrpəˌrāt) 
VERB
Constitute (a company, city, 
or other organization) as a 
legal corporation. 
Source: Oxford Dictionary



Life is a game. 
Money is how we keep score.
Ted Turner



Asheville
is 6x >

Ted Turner

Life is a game. 
Money is how we keep score.



Land Production



Old Penneys

For 40 years this 
building remained 

vacant…… its tax value 
in 1991 was just over 

$300,000

Today the 
building is valued 

at over 
$11,000,000 

an increase of 

 over 3500% 
  

in 15 years 
The lot is less 
than 1/5 acre



0.13 Acres 
1 unit (2 people + 2 dogs) 
$232,000 Tax Value 

0.19 Acres 
54,000 sf. Bld 
$11,000,000 Tax Value 

34.0 Acres 
220,000 sf Building  
$20,000,000 Tax Value 

Walmart
Downtown My House
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$6,500
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$19,542

Wheat
Cannabis Soybeans



Total Property Taxes/Acre$6,500

DowntownProperty + Retail Sales Taxes

to the City$3,300

Retail Sales (average)

$77,000,000

Total Property Taxes/Acre$634,000
to the City$330,000
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of which…

27% returned to City



Total Property Taxes/Acre$6,500

DowntownProperty + Retail Sales Taxes

to the City$3,300

Retail Sales (average)

$77,000,000

Total Property Taxes/Acre$634,000
to the City$330,000

$47,500 Sales Tax
City return



DowntownProperty + Retail Sales Taxes

Total Taxes/Acre to the City

$50,800
Property Taxes/Acre to the City

$330,000

Asheville Walmart



DowntownProperty + Retail Sales Taxes

Total Taxes/Acre to the City

$50,800
Total Taxes/Acre to the City

$414,000

Asheville Walmart



DowntownJobs per Acre

200 jobs on 34.0 acres

5.9
14 jobs on 0.19 Acres

73.7

Asheville Walmart



73.75.9 Jobs per Acre: 

$   83,600$ 47,500City Retail Taxes/Acre:

Land Consumed (Acres): 00.234.0
$634,000$   6,500Total Property Taxes/Acre:

90.00.0 Residents per Acre: 

DowntownAsheville Walmart



Charles Terrell, CMI 

Director of Property Tax

International Association of Assessing Officers 
80th International Conference 

Sacramento, CA 
August 26, 2014 
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Scary Math



How do you compare cars?

Toyota Prius 
571 miles per tank

Bugatti Veyron SS 
390 miles per tankRolls-Royce Phantom Drophead 

380 miles per tank

Ford F150 Lariat LTD 
648 miles per tank

1955 BMW Isetta  
245 miles per tank
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Fiber architecture of the brain.  
Measured from diffusion spectral imaging (DSI).

Human Connectome Project

Mapping the Brain

anterior-posterior 
left-right
up-down 
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“...when you least expect it, you see a crack open and a different city appear.”
Italo Calvino 
Invisible City

Tax Productivity



What are the numbers for Buncombe County?



Total Taxable Value 
Buncombe County, NC

Biltmore Estate



Taxable Value per Acre 
Buncombe County, NC

Biltmore Estate



Taxable Value per Acre 
Buncombe County, NC

Biltmore Estate

Biltmore Park

Black Mountain



What are the numbers for Grand Traverse County?



The part of Traverse City 
that is in Leelanau County.

• 231 Acres 
• $147,000 County Taxes 
• 0.7% of the $22M total taxes

What is Traverse City? 
The Counties
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Taxable Value per Acre 
Grand Traverse County, MI

Downtown
West

The Peninsula

East



Taxable Value per Acre 
Grand Traverse County, MI

Downtown
South

The Peninsula
North
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Taxable Value Per Acre  
Downtown Traverse City, MI



15k population  
144k MSA 

$260M Total CBD Taxable Value 
99 Total Acres 
77% Taxable 
$3,414,632 market val/acre

Traverse City

83k population  
417k MSA 

$1B Total CBD Taxable Value  
359 Total Acres  
66% Taxable  
$4,219,400 taxable val/acre 

Asheville
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15k population  
144k MSA 

$260M Total CBD Taxable Value 
99 Total Acres 
77% Taxable 
$3,414,632 market val/acre

Traverse City

83k population  
417k MSA 

$1B Total CBD Taxable Value  
359 Total Acres  
66% Taxable  
$4,219,400 taxable val/acre 

Asheville

16 Breweries [19] = 938p/b 30 Breweries (50) = 2,767p/b



Taxable Versus NonTaxable  
Grand Traverse County, MI

70%

30%

Exempt
Taxable



Taxable Versus NonTaxable  
Traverse City, MI

47%
53%

Exempt
Taxable



Taxable Versus NonTaxable  
Downtown Traverse City, MI

77%

23%

Exempt
Taxable
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Comparative Impact 
Downtown within Traverse City
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Comparative Impact 
Downtown within Grand Traverse County
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CA Property Tax LawsHadlee Amendment 
Proposal A - Proposition A



CA Property Tax Laws





Headlee Amendment + Proposal A



Taxable Value Per Acre  
Traverse City, MI



Taxable Value Per Acre  
(Post 1985) Traverse City, MI



Taxable Value Per Acre  
(Post 2000) Traverse City, MI



Development Affect 
Development over time
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Development over time



Land Production



What is Parking? 
Measuring space

Average Building 
1,172 sq.ft.

Average Parking (2.5 spaces) 

875 sq.ft.
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What is Parking? 
Measuring space$100/square foot

$10/square foot



Grand Traverse Crossing
$385,678 per acre

Grand Traverse County, MI 
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Grand Traverse Crossing
$385,678 per acre

Grand Traverse County, MI 
Taxable Value Per Acre

Grand Traverse Marketplace
$463,887 per acre

Walmart $385,678 /acre



Major Meijer
$384,267 per acre

Grand Traverse County, MI 
Taxable Value Per Acre

Walmart $385,678 /acre

Meijer
$395,660 per acre

Older Newer



Cherryland Center 
$198,434 per acre

Grand Traverse County, MI 
Taxable Value Per Acre

Grand Traverse Mall
$841,677 per acre

Walmart $385,678 /acre



Ham Bonz
$2,290,415 per acre

Food Co-Op
$760,024 per acre

Grand Traverse County, MI 
Taxable Value Per Acre

Walmart $385,678 /acre

CVS
$3,004,659 per acre



Dead Blue Roof Mall
$580,182 per acre
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Dead Blue Roof Mall
$580,182 per acre

Grand Traverse County, MI 
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Walmart $385,678 /acre

Ben Franklin Plaza
$1,234,302 per acre



Village at Grand Traverse Commons
$1,932,288 per acre

Grand Traverse County, MI 
Taxable Value Per Acre

Walmart $385,678 /acre

Park Place Hotel
$1,120,670 per acre

Grand Traverse Resort
$30,031 per acre



Hotel Indigo
$10,756,825 per acre

Grand Traverse County, MI 
Taxable Value Per Acre

Walmart $385,678 /acre

Harbour View Centre
$5,348,896 per acre



River’s Edge
$9,975,867 per acre

Grand Traverse County, MI 
Taxable Value Per Acre

Walmart $385,678 /acre

North Peak Brewery
$5,042,890 per acre



River’s Edge
$9,975,867 per acre

Grand Traverse County, MI 
Taxable Value Per Acre

Walmart $385,678 /acre

Midtown Condos
$4,679,913 per acre



Parking Garage Liner (Radio Centre One)
$12,385,437 per acre

Grand Traverse County, MI 
Taxable Value Per Acre

Walmart $385,678 /acre

202 East Front Street
$12,369,969 per acre



101 North Park Street
$51,626,042 per acre

Grand Traverse County, MI 
Taxable Value Per Acre

Walmart $385,678 /acre

263 Cass Street
$14,079,240 per acre



A Lasting Value



Value Per Acre
$1,120,670 

Park Place

Grand Traverse County, MI 
A lasting Value

Walmart $385,678 /acre



Value Per Acre
$1,932,288 

Village at Grand Traverse Commons

Grand Traverse County, MI 
A lasting Value

Walmart $385,678 /acre

386,740 square feet of space



Value Per Acre
$1,779,927 

City Opera

Grand Traverse County, MI 
A lasting Value

Walmart $385,678 /acre



Value Per Acre
$12,140,073 

Beadle Building

Grand Traverse County, MI 
A lasting Value

Walmart $385,678 /acre



101 East Front Street
$11,991,931 per acre

Grand Traverse County, MI 
Taxable Value Per Acre

Walmart $385,678 /acre

Red Ginger
$21,300,410 per acre

Talbots
$6,611,000 per acre
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Grand Traverse County, MI 
Comparable Property Productivity

Major Meijer
$384,267 per acre

Walmart $385,678 /acre

0.7 acres of Garage 
Liners would equal the 
21.6 acre New Meijer

Parking Garage Liner
$12,385,437 per acre



Grand Traverse County, MI 
Comparable Property Productivity

Walmart $385,678 /acre

2.5 acres of Red Ginger would 
equal the 64.5 acre GT Mall

Grand Traverse Mall
$841,677 per acre

Red Ginger
$21,300,410 per acre



Grand Traverse Marketplace
$463,887 per acre

Grand Traverse County, MI 
Comparable Property Productivity

Walmart $385,678 /acre

0.1 acres of 101 North Park St. 
would equal the 13.4 acre GT 

Marketplace

101 North Park Street
$51,626,042 per acre



Average 1950-2000 Single Family House
$577,891 per acre

Grand Traverse County, MI 
Comparable Property Productivity

Walmart $385,678 /acre

5.7 acres of 101 North Park St. 
would equal the 507 acres of all 

the houses built between 
1950 and 2000

101 North Park Street
$51,626,042 per acre



RETAIL SALES
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Retail Model Comparables 
Metro Retail Sales Models



Retail Model Comparables 
Metro Retail Sales Models

Austin CBD

Mall Zone

Austin Metro Region
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Retail Model Comparables 
Metro Retail Sales Models

Austin CBD

Mall Zone

Austin Metro Region

{
Syracuse Metro Region

Mall Zone {

Syracuse CBD



Nashville CBD

Mall Zone {
Nashville Metro Region

Retail Model Comparables 
Metro Retail Sales Models

Austin CBD

Mall Zone

Austin Metro Region

{
Syracuse Metro Region

Mall Zone {

Syracuse CBD



Dell Avenue

Map: 
Neil Thomas 
Resource Data, Inc.

Analyst: 
Derek Sanders 
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Taxable Land Value Per Acre  
Grand Traverse County, MI

Downtown 
Traverse City



Taxable Land Value Per Acre  
Grand Traverse County, MI

Downtown 
Traverse City



Taxable Land Value Per Acre  
Grand Traverse County, MI

Downtown 
Traverse City



The Lake Effect



Land VPA
Countywide Lakefront 

(no downtown) $297,628

Downtown $1,022,259
Downtown Core $1,633,361

Taxable Land Value Per Acre  
(Just Lake) Grand Traverse County, MI

Downtown 
Traverse City



MARKET  FORCES



Lafayette, LA



Lafayette, LA

“It's déjà vu all over again”  - Yogi Berra



Lafayette, LA

“It's déjà vu all over again”  - Yogi Berra



Lafayette, LA

“It's déjà vu all over again”  - Yogi Berra



Lafayette, LA

“It's déjà vu all over again”  - Yogi Berra



Property Taxes Per Acre 
Lafayette Parish, LA

Verm
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Pavement



Network Distribution Methodology 
Lafayette Parish, LA

I-10

Jo
hn

sto
n

I-49

System Weighted

This is the relative necessity of 
all trips in the network.

* Computer simulation 
Source: LCG/LUS/MPO  



The Scale of Lafayette Roads 
Versus Manhattan



The Scale of Lafayette Roads 
Versus New Orleans
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Accumulated Road Fees
Capital Revenue (Sales Tax)

Can Retail Taxes Catch Up to Road Expense? 
Lafayette Parish, LA
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Accumulated Road Fees
Capital Revenue (Sales Tax)

Can Retail Taxes Catch Up to Road Expense? 
Lafayette Parish, LA



Road CostCapital Revenue
($990,281,226)$55,585,797

Accumulated 50 Year Total 
(2015) Lafayette, LA



Road CostCapital Revenue

17.8x

($990,281,226)$55,585,797

Accumulated 50 Year Total 
(2015) Lafayette, LA



Road CostCapital Revenue
($990,281,226)$55,585,797

This is 
committed to 
debt service

17.8x

Accumulated 50 Year Total 
(2015) Lafayette, LA



“It’s not where you live;  
it’s what you believe.” 

Jared Bellerd 
Lafayette Coucilman



“It’s not where you live;  
it’s what you believe.” 

Jared Bellerd 
Lafayette Coucilman

There is no such thing as an infrastructure fairy.
Kevin Blanchard 
World’s Greatest Public Works Director



“It’s not where you live;  
it’s what you believe.” 

Jared Bellerd 
Lafayette Coucilman

There is no such thing as an infrastructure fairy.
Kevin Blanchard 
World’s Greatest Public Works Director



Expense and Revenue Ratio 
Lafayette Parish, LA

Downtown

DRAFT

Revenues

Expenses



Expense and Revenue Ratio 
Lafayette Parish, LA

Downtown

DRAFT

Net Positive

Net Negative



Operating Expense Ratio 
Lafayette Parish, LA

Downtown

River Ranch
Mall

DRAFT



Operating Expense Ratio (Total) 
Lafayette Parish, LA

Mall

Downtown

DRAFT



1949
Feet of pipe/person Fire Hydrants/1,000 people

33,500

Population
Source: Sanborn Maps and LCG Records



1949
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Population
Source: Sanborn Maps and LCG Records



1949
Feet of pipe/person Fire Hydrants/1,000 people
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Population
Source: Sanborn Maps and LCG Records
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2015
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Population
Source: Sanborn Maps and LCG Records
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1949
Feet of pipe/person

2015

Fire Hydrants/1,000 people

51.3
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50
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Source: Sanborn Maps and LCG Records



1949
Feet of pipe/person

2015

Fire Hydrants/1,000 people

51.3

2.45

50
121,000

33,500

350% 1,000% 2,140%

Population
Source: Sanborn Maps and LCG Records



Your Median Household income

Source: US Census Bureau and Stanfrod University adjusted to 2015 net present value.

1950 $31,400 

Feet of pipe/person

Fire Hydrants/1,000 people

350%

1,000%

2,140%

Population



Your Median Household income

Source: US Census Bureau and Stanfrod University adjusted to 2015 net present value.

1950 $31,400 

Feet of pipe/person

Fire Hydrants/1,000 people

350%

1,000%

2,140%

Population

1950



Your Median Household income

$27,700

Source: US Census Bureau and Stanfrod University adjusted to 2015 net present value.
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Your Median Household income

$27,700

Source: US Census Bureau and Stanfrod University adjusted to 2015 net present value.
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Your Median Household income

$27,700

Source: US Census Bureau and Stanfrod University adjusted to 2015 net present value.

1950 $31,400 
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Fire Hydrants/1,000 people
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2,140%
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$45,000



Your Median Household income

$27,700

Source: US Census Bureau and Stanfrod University adjusted to 2015 net present value.

1950 $31,400 

160%

Feet of pipe/person

Fire Hydrants/1,000 people

350%

1,000%

2,140%

Population

1950
2015

$45,000



The Problem

Apollo XIII Mission Control
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The Problem

Median Value = $150,000 x 1% for City Property Tax

- $3,300 cost/yr.

+$150 to roads

- $4,000 cost/yr.

= $1,500 taxes/yr.



The Problem

Median Value = $150,000 x 1% for City Property Tax

- $3,300 cost/yr.

+$150 to roads

- $4,000 cost/yr.

= $1,500 taxes/yr.

- $7,150 cost/house



What is in the Ground



What are the numbers for St. Joseph’s County?



Infrastructure Mapping 
South Bend, IN



Infrastructure Mapping 
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Infrastructure Mapping 
South Bend, IN



Infrastructure Mapping 
South Bend, IN



Infrastructure Mapping 
South Bend, IN



Pipe Analysis 
South Bend, IN



Pipe Analysis 
South Bend, IN



Taxable Land Value Per Acre  
Grand Traverse County, MI

Downtown 
Traverse City



Infrastructure System 
Pipe Material





>
Greenway

Art Teacher

Dancing Traffic Cop



Behavioral Economics



Houses from the Middle Ages corbelled wood-sides to avoid 
paying a tax based on the ground level surface.   

People added on more space by stacking up larger and larger 
floors. Some houses that faced each other would nearly touch 
each other, which increased the risk of fires spreading!  

King Francois I banned this type of architecture (1515-1547).

Photo: Alija

Photo: Alija

Honfleur, Normandy
Corbellment



The Window Tax 
1696-1851, by King William III 

Window tax consisted of:  

1. a flat-rate house tax per house and, 

2. a variable tax for #  windows > 10  

3. Between 10 and 20 = 4 shillings, and  

4. Those > 20 = 8 shillings. 



At the time, only the number of floors 
below the “roof”, were considered part 
of the building. 

François Mansart, architect 
(1598–1666) 

His treatment of high roof stories gave 
rise to the term “Mansard roof" 

Photo: Alija

Photo: Alija



Brought to you by 
public policy.



Public Policy



Traverse City
$1.6B Taxable Value

>
Source: forbes.com

Tigers
$643M

Redwings
$346M

Pistons
$400M

http://forbes.com


Grand Traverse County
$9B Taxable Value

>
Source: forbes.com

Lions
$900M

Tigers
$643M

Redwings
$346M

Pistons
$400M

http://forbes.com


=
Source: forbes.com

Tigers
$643M (14)

Grand Traverse County
$9B Taxable Value

http://forbes.com


Mike Ilitch

Miguel Cabrera



Mike Ilitch

Miguel Cabrera



If you can’t measure it, 
you can’t 

manage it.
Mayor Michael Bloomberg



What is our tax literacy?
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Walmart $385,678 /acre

Subsidies aren’t 
what you think

Dead Blue Roof Mall
$580,182 per acre



What is 
too big?

386,740 square feet of spaceTaller than 60 feet



Be Dense

Midtown Condos
$4,679,913 per acre

River’s Edge
$9,975,867 per acre

Beadle Building
$12,140,073 per acre

101 North Park Street
$51,626,042 per acre

>
Dead Blue Roof Mall
$580,182 per acre





Taxable Value Per Acre  
Traverse City, MIKnow Your Data



DO THE MATH



Age and Compactness of Single 
Family Homes in Traverse City

Using Graphs in ArcMap 
10/7/16



Here’s a map of single 
family homes in the city by 
year built. You can see the 
outward growth.  
What about compactness 
and value though?

Downtown 
Traverse City

S-F Housing Valuation Affect By Year Built 
Grand Traverse County, MI



Here is the same view but 
showing floor area ratio. Visually, 
it would seem FAR and year built 
coincide. We’d expect VPA to as 
well. Here’s a way of exploring 
this data I’ve recently discovered.

S-F Housing Valuation Affect By Year Built 
Grand Traverse County, MI

Downtown 
Traverse City

More Lot Coverage

Less Lot Coverage
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S-F Housing Valuation Affect By Year Built 
Grand Traverse County, MI



Besides visualization possibilities this is exciting as a means to explore the information. 
Let’s say I wanted to know more about this burrito shaped low VPA cluster of post war 
development. I can highlight it in the graph… 
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S-F Housing Valuation Affect By Year Built 
Grand Traverse County, MI



S-F Housing Valuation Affect By Year Built 
Grand Traverse County, MI

More Lot Coverage

Less Lot Coverage



S-F Housing Valuation Affect By Year Built 
Grand Traverse County, MI

More Lot Coverage

Less Lot Coverage

Average for Downtown

Ask Josh about 
average VVPA and 

Average Lot 
Coverage



S-F Housing Valuation Affect By Year Built 
Grand Traverse County, MI


